
 

PLANNING COMMISSION MEETING 
  City of Gardner, Kansas 

Tuesday, July 28, 2020 
7 p.m. 

 
 CALL TO ORDER 
 
The meeting of the Gardner Planning Commission was called to order at 7:00 p.m. on 
Tuesday, July 28, 2020, by Chairman Scott Boden. 
 
 
 ROLL CALL 
 
Commissioners present: 

Chairman Boden 
Commissioner Deaton 
Commissioner Ford 
Commissioner Hansen 
Commissioner McNeer 
Commissioner Meder 
 

  
Staff members present: 

Robert Case, Chief Planner 
Katherine Geist, Planner 
Kristie Hatley, Planning Technician 
Matt Wolff, Director of Finance 
 

There were 3 members of the public in attendance. 
 

 

CONSENT AGENDA 
 

1. Approval of the minutes as written for the meeting on June 23, 2020. 
 

Motion made by Meder to move the minutes to the regular agenda, seconded by 
Ford.  
 
Motion passed 6-0. 

 
 
REGULAR AGENDA 
 
1. Commissioner Meder asked for a clarification on the minutes from the June 23, 2020 

meeting about the discussion on the Prairie Trace final plats and development plans.  She 
wanted a confirmation that the landscape was added on those plans for both the Estates 
and Meadows, as was discussed. 

 
Mr. Bob Case, Chief Planner, replied he did add those items as additional conditions.  
 

Motion made by Meder to approve the minutes, seconded by Hansen.  
 
Motion passed 6-0 
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2. PRAIRIEBROOKE VILLAS  

Located north of intersection of Pratt Street and 174th Street, along the east side of Kill 
Creek Road 
a. FDP-20-04:  Consider a final development plan for a 20 multi-family lot development. 

 
 

Mr. Robert Case, Planner, announced a correction to the staff report regarding the current 
zoning and land use for the property.  The report should read as RP-3, not RP-2.   
 

He proceeded to present the final development plan following the information in the staff 
report.  Zoned RP-3, this property is approximately 14 acres.  The final development plan 
consists of 20 lots totaling 7.34 acres, 2.22 acres of ROW, and 4.46 acres of open space on 
two Tracts.  There are 76 total dwelling units with 18, 4-unit townhomes and 2, 2-unit ADA 
accessible duplexes.  Lots 8 and 10 are designed for the Duplex building type, and all other 
lots are designed for the Row House building type.  The street type is Local-Neighborhood 
and the Open and Civic Space type is Trail/Greenway.  The proposed frontage type is Buffer 
Edge.  Staff has found this project meets the intent of the Comprehensive Plan by providing 
connectivity, open space and neighborhood character.  It is in compliance with the Land 
Development Code with the exception of the approved deviations from the Preliminary 
Development Plan.  All technical reviews have been submitted, reviewed and approved by 
the City and all utilities are available to the site.  The applicant has submitted a permit to the 
U.S. Army Corps of Engineers requesting relocation of the existing streambed.  This permit is 
still under review and this submittal is contingent on approval of the permit.  Staff has 
recommended approval of FDP-20-04 with the conditions outlined below. 
 
 
COMMISSION DISSCUSSION: 
 
Hansen asked if the moving of a streambed is common for the approval of a development 
and if it is a barrier. 
 
Mr. Case replied it rarely occurs and the applicant submitted it to the U.S. Army Corps of 
Engineers in hopes that new rule changes would take place, which did.  This application is 
more likely to be approved with these new rule changes but if it is not, the applicant will need 
to go back to the preliminary development plan stage to redesign their development.   

 
 
Motion made after review of application FDP-20-04, a final development plan for 
Prairiebrooke Villas, and final development plans dated July 17, 2020, and staff 
report dated July 28, 2020, the Planning Commission approves the application 
provided the following conditions are met: 

1. Final Plat shall be reviewed, approved, and recorded with the County 
prior to the issuance of a building permit. 

2. Construction plans and public improvement plans shall be submitted 
and approved prior to the issuance of a building permit 

3. Approval of streambed relocation permit from the U.S. Army Corps of 
Engineers. 

 
 

Motion by McNeer and seconded by Ford. 
 
Motion passed 6-0. 
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3. BRECKENWOOD CREEK, 1ST PLAT 
Located at the northern terminus of both Kill Creek Road and W 172nd Street and north 
of 171st Street 

a. FP-20-07:  Consider a final plat for a 33 lot single-family subdivision. 
 
Prior to his presentation, Mr. Case made two corrections to dates on the recommended 
motion, these being July 28, 2020 on the staff report and June 12, 2020 on the final plat.  
Also, the current zoning on this site is R-2, not R-1. 

 
He then presented the information found in the staff report for this project, a final plat for the 
33 lot, single-family subdivision.  It includes 6.6 acres of a larger 38.6 acres single family 
development that is located approximately 0.4 miles north of 175th Street along Kill Creek 
Road, north of the Gardner Municipal Airport, and adjacent to St John’s Highlands II 
subdivision.  Both Kill Creek Road and 172nd Street terminate at the property boundaries.   It 
has been rezoned numerous times in the past.  Plans were shown for the proposed road 
network with future connections to Madison constructed in a later phase.  All utilities are 
available to the site and similar to some of the transportation network improvements, once 
this development connects the water and electric lines from the existing developments to the 
west and east it will allow greater efficiencies through a looped utility system.  Utility 
easements are being provided with this plat, except that the utility easements will be in front 
of lots 2-19.  This allows the preservation of the natural tree line on the north property 
boundary, and creates a natural buffer from the rear of the lots to the proposed continuation 
of the east-west collector Madison Street.  
 
Staff found this final plat has consistent block patterns with existing development and achieves 
the intent of the code to minimize the number of lots accessing collector streets.  It is in 
substantial compliance with the preliminary plat and Land Development Code.  This plat is 
consistent with established goals and policies of the City with no deviations requested.  Excise 
tax will be levied since it has been platted in the past.  The infill development promotes future 
development on adjacent property and will provide more direct access to the high school, and 
spread the traffic load along multiple routes.  Staff recommends approval of FP-20-07. 
 
Mr. Todd Allenbrand, Payne and Brockway Engineers, represented the developers and stated 
he was present to answer any Commission questions. 
 
  
COMMISSION DISSCUSSION: 
 
Meder asked what the phasing plan was for the parcel to the east that would connect Madison 
and would truly impact the traffic load from the high school. 
 
Mr. Allenbrand replied they were following the phasing on the preliminary plan phase two that 
would be to the west.  Phase three would be to the east with either phase three or phase four 
including Madison.  The developer worked with the City in attempting to construct Madison in 
an earlier phase but could not come to an agreement in the financing.  He said if the City 
wanted to start the conversations again he felt the developer would be interested in seeing if 
further progress could be made. 
 
Meder said she understood the challenge of continuing Madison over the existing creek and 
appreciated having a developer willing to construct it. 
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Mr. Allenbrand stated it was a very expensive section of street that included the cost of 
building a large five-cell box culvert.  The developers believe the sale of some of the lots will 
provide money to apply to the later phases and the box culvert.  He said the cost of the road 
did not work out financially for either the developer or the City even though they would like to 
have included Madison in the first phase.  He reiterated they would be open to changing the 
phasing should the City be interested.  
 
Chairman Boden commented he was happy to see Madison eventually get completed and 
also appreciated when a developer works to keep the tree lines. 

 
 

Motion made after review of application number FP-20-07, a final plat for 
Breckenwood Creek, 1st Plat, located at the northern terminus of both Kill Creek 
Road and 172nd Street and north of 171st Street, Parcel ID CF221422-2007, based 
on review of a staff report date July 28, 2020 and a final plat dated June 12, 2020, 
the Planning Commission approves the application with the following 
conditions:   

1. Prior to the recording of the final plat, excise tax shall be paid to the City; 
and   

2. The construction plans for any utilities, infrastructure, or public facilities 
shall meet all technical specifications and public improvement plans 
shall be submitted and approved prior to the release of the plat for 
recording. 

and recommends the Governing Body accept dedication of right-of-way and 
easements. 

 
 

Motion by Ford and seconded by McNeer. 
 
Motion passed 6-0. 

 
 

4. CAPITAL IMPROVEMENT PROGRAM (CIP) 
Conformance of CIP with Comprehensive Plan 

 
 
Mr. Matt Wolff, Director of Finance, gave an overview of the CIP and followed with the 
conformance report and staff recommendation.  According to Kansas statute, the Planning 
Commission must review any public improvement construction, a new public facility or utility 
improvement to make sure it is in conformance with the Comprehensive Plan.  The key 
components of the CIP are: 

 Identifies needs; 

 Determines costs; 

 Prioritizes capital requests; and 

 Develops financing strategies. 
 
The capital budget is an approved budget for capital projects.  This month, the City Council 
will be approving the 2021 capital budget and conditionally approving the 2022 capital 
budget.  The Capital Improvement Program (CIP) is a five-year program that identifies all 
of the major capital projects coming up in the near future that will need financing and the 
Capital Improvement Element (CIE) is a 20-year outlook studying growth patterns in the 
community, determining where development might occur and making sure the 
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infrastructure will be there to support it. 
 
He presented a list of the capital improvements in conformance with the Comprehensive 
Plan.  He highlighted two projects that were on the list that have included changes.  The 
first was the Gardner Road Bridge over I-35 with the second phase of the improvements 
for the I-35 and Gardner Rd. Interchange.  This was originally schedule in the 10 year CIP 
schedule, but was moved up due to securing approximately $6 million in KDOT funding.  
The other project, the new South Wastewater Treatment Plant, is essentially the same 
project as the Wastewater Treatment Plant Expansion that was scheduled for 2032. The 
community continues to grow rapidly moving up the need for additional wastewater 
capacity. This project will help provide sewer service to the south side of I-35. He then 
presented a short list of projects in conformance with the Comprehensive Plan that are not 
specifically mentioned in the Plan such as the Main Street reconstruction from Sycamore 
to Old 56 Highway in 2021.  KDOT has provided about $3 million in grants to the City 
towards this needed project.  Some other projects include the Quail Meadows Trail (2020), 
Grata water infrastructure (2020) and Cedar Niles to Clare Rd overhead power line (2021).  
Staff recommends the Planning Commission find the proposed 2020-2024 Capital 
Improvement Program in general conformance with the Comprehensive Plan. 
 
 

COMMISSION DISSCUSSION: 
 

Ford asked for clarifications if the I-35 and Gardner Road interchange and the Gardner Road 
Bridge project were basically one in the same project and if the Bridge was being moved to 
2021 from 2022. 
 
Mr. Wolff replied the I-35 to Gardner Road interchange design was occurring in 2020 and 
the design of the Bridge would occur in 2021 with its construction in 2022.  KDOT funding 
allowed the project to move up on the schedule. 
 

 
Motion made to find the proposed 2020-2024 Capital Improvement Program in 
general conformance with the Comprehensive Plan. 

 
 

Motion by Meder and seconded by McNeer. 
 
Motion passed 6-0. 

 
 

DISCUSSION ITEMS 
 

No items discussed. 
 

 
ADJOURNMENT 
 

Motion to adjourn made by Ford and seconded by McNeer.  
 
Motion passed 6-0. 

 
Meeting adjourned at 7:40 pm. 



In compliance with the Americans with Disabilities Act, the City of Gardner will provide reasonable accommodations 
for all public meetings.  Persons requiring accommodations in attending any of our public meetings should contact the 
City Clerk’s office at 856-0945 a minimum of 48 hours prior to the meeting. 

 
AGENDA 

 

Planning Commission Meeting 
Tuesday, July 28, 2020 

7:00 pm 
Gardner City Hall 

120 E. Main Street 
 

**If you wish to provide a written public comment regarding any items below by email, please 
provide them by noon on July 28, 2020 to rcase@gardnerkansas.gov  The meeting will be open 

to the public** 
 

*Watch this meeting live on the City’s YouTube channel at  
https://www.youtube.com/user/CityofGardnerKS * 

 
 
CALL TO ORDER 
 
 
PLEDGE OF ALLEGIANCE 
 
 
ROLL CALL 
 
 
CONSENT AGENDA 
 

All matters listed within the Consent Agenda have been distributed to each member of the Planning 
Commission for study. These items are considered to be routine and will be enacted upon by one motion 
with no separate discussion.  If separate discussion is desired on an item, from either the Planning 
Commission or from the floor, that item may be removed from the Consent Agenda and placed on the 
Regular Agenda. 
 

1. Standing approval of the minutes as written for the meeting on June 23, 2020.   
 
 
REGULAR AGENDA 
 

1. PRAIRIEBROOKE VILLAS 
Located north of intersection of Pratt Street and 174th Street, along the east side of Kill 
Creek Road 

a. FDP-20-04: Consider a final development plan for a 20 multi-family lot 
development. 
 

2. BRECKENWOOD CREEK, 1st Plat 
Located at the northern terminus of both Kill Creek Road and 172nd Street and north of 
171st Street.  

a. FP-20-07:  Consider a final plat for a 33 lot single family subdivision. 
 
 

mailto:rcase@gardnerkansas.gov
https://www.youtube.com/user/CityofGardnerKS


In compliance with the Americans with Disabilities Act, the City of Gardner will provide reasonable accommodations 
for all public meetings.  Persons requiring accommodations in attending any of our public meetings should contact the 
City Clerk’s office at 856-0945 a minimum of 48 hours prior to the meeting. 

 
 
DISCUSSION ITEMS 
 

NONE   
 

 
 
ADJOURNMENT 



PLANNING COMMISSION STAFF REPORT            REGULAR AGENDA ITEM NO. 1 
MEETING DATE:  JULY 28, 2020 
PREPARED BY:  LAURA BERGEY, AICP, PLANNER 
 

PROJECT NUMBER / TITLE: FDP-20-04 FINAL DEVELOPMENT PLAN FOR 
PRAIRIEBROOKE VILLAS 
 
 
PROCESS INFORMATION 
Type of Request: Final Development Plan    
Date Received:  June 12, 2020     
 
APPLICATION INFORMATION 
Applicant:  OIKOS Development Corporation (Michael Snodgrass )    
Owner:  Owner Finance LLC (Tim Gates)  
Parcel ID:  CF221422-4007 
Location:  North of W 174th Street along the east side of Kill Creek Rd. 
  
REQUESTED ACTION 
Hold a public hearing on and consider a request to approve FDP-20-04 Final Development Plan 
for Prairiebrook Villas, containing 76 total dwelling units, including eighteen 4-unit Row Houses 
and two ADA accessible Duplexes. 
 
EXISTING ZONING AND LAND USE 

The site is currently zoned RP-2 (Planned Two-Family Residential) District and is undeveloped 
land in agricultural use. 
 
SURROUNDING ZONING AND LAND USE 

Zoning Use(s) 
North of subject property 

RP-2 (Planned Two-Family Residential) Single-family homes in future Breckenwood 
Creek subdivision 

East of subject property 

R-1 (Single-Family Residential) District Single family homes in Double Gate IV 
subdivision 

South of subject property 
RP-2 (Planned Two-Family Residential) Duplexes in Prairiebrooke subdivision 

West of subject property 
RP-3 (Planned Garden Apartment) District Undeveloped farming/ranch land 

C-O (Office) District Undeveloped farming/ranch land 
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EXISTING CONDITIONS   
The property is currently unplatted and is unimproved. The development will be accessed from 
an existing collector street (Kill Creek Road), and extension of a local street (Pratt St).  An existing 
8” sanitary sewer main bisects the subject parcel.  Underground electric exists near the south and 
east boundaries.  Eight inch water mains exist along 173rd St, Pratt St, and Kill Creek Rd.  There 
is an existing fire hydrant at the intersection of the subject parcel with Kill Creek Rd. Stormwater 
infrastructure exists along Kill Creek Rd. The subject parcel contains an existing stream and 
floodplain. 
 
BACKGROUND / HISTORY  
The rezoning and associated preliminary development plan (Z-20-06 and PDP-20-02) were 
recommended for approval by the Planning Commission at their April 28, 2020 meeting. The City 
Council considered the rezoning and preliminary development plan at their May 18, 2020 meeting, 
and approved Ordinance No. 2664 rezoning the property from RP-2 (Planned Two-Family 
Residential District) to RP-3 (Planned Garden Apartment District) and the associated preliminary 
development plan with the following conditions: 

1. The stormwater plan and traffic study shall be approved prior to approval of any final 
development plan/final plat. 

2. Because of the unique context and access configuration of this development which limits 
the provision of contiguous green space in the frontage area, the Buffer Edge frontage 
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type will be implemented along Kill Creek Road and Pratt Street rather than on the cul-de-
sacs to better meet Code intent. 

3. Revise the deviation requests on Sheet 2 of the plan to reflect what has been approved, 
including the addition of Deviation #12 regarding the Front Entry Feature for the Duplex 
building type. 
These conditions have all been met. 

The Preliminary Plat (PP-20-05) was approved by the Planning Commission on April 28, 2020, 
subject to the following conditions: 

1. Approval of the final Traffic Impact Study and Stormwater Management Plan. 
This condition has been met. 

 
DEVELOPMENT PLAN HIGHLIGHTS 
The development plan includes 20 lots totaling 7.34 acres, 2.22 acres of right-of-way, and 4.46 
acres of open space for a total of 14.02 acres. There are a total of 76 dwelling units (18, 4-unit 
townhomes and 2, 2-unit ADA accessible duplexes).  Lots 8 and 10 are designed for the Duplex 
building type, and all other lots are designed for the Row House building type.  The street type is 
Local – Neighborhood, and the Open and Civic Space type is Trail/Greenway.  The proposed 
frontage type is Buffer Edge. 
 
CONSISTENCY WITH COMPREHENSIVE PLAN 
The parcel is indicated for Low Density Residential future land use on the Future Land Use Plan 
of the Comprehensive Plan.   
 
The Low-Density Residential category is described to “primarily consists of detached single family 
homes, but may also include duplexes or triplexes arranged in a low density format on larger lots, 
with buildings in character with typical single family homes. Housing is typically arranged on a 
local street grid, or as part of a subdivision, and may include local amenities such as small 
community or civic buildings, playgrounds or gardens that serve residents.” Table 5-1 of the 
Gardner Land Development Code (LDC) translates Low Density Residential future land use into 
the RE (Residential Estates), R-1 (Single-Family Residential) and R-2 (Two-Family Residential) 
Districts or application of planned districts to these and other residential districts to promote open 
space and rural preservation; OR to develop more walkable neighborhoods with a mix of housing 
types and connection to walkable neighborhood centers. 
 
Although the proposed Row House buildings contain more dwelling units, the building footprint, 
at 2,568 sf, is comparable to a duplex or triplex.  The existing duplexes in the Prairiebrooke 
subdivision to the south have a comparable building footprint and scale, and comparable lot size.  
The average lot size in the proposed development is 15,984 sf; six of the Row House lots exceed 
the upper range for lot area, contributing to a lower density format. 
 
Although the proposed zoning district is not consistent with the Low Density Residential future 
land use description, this planned development meets other Comprehensive Plan goals, and is 
supported by data in other plans, as follows: 

1. One of the core themes of the Comprehensive Plan is Housing Variety to support on-going 
investment in housing and attract new residents. The Housing Variety goal is intended to 
ensure that the housing stock responds to a variety of users, including young 
professionals, new families, empty-nesters and seniors in need of assistance.  Providing 
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a range of options allows support for all income levels to move toward home ownership.  
Specifically the housing objectives that are addressed by this development include: 
• Encourage the development of housing and support services to allow seniors to age 

in place; 
• Promote infill residential development within incomplete subdivisions; 
• Ensure new residential developments are sited within close proximity and access to 

schools and parks. 
 

2. This parcel is located in the New Growth Area of the Residential Areas Plan of the 
Comprehensive Plan, which is intended to provide the opportunity to:  
• Ensure new development meets the requirements in the Gardner Land Development 

Code, providing flexibility where necessary to accommodate a variety of housing types 
and intensities; 

• Work closely with residential developers to encourage local development patterns that 
provide a variety of housing types and allow aging residents to “downsize” and stay in 
the neighborhood or subdivision. 

 
3. The Gardner Main Street Corridor Plan Market Analysis includes the following information 

that shows how the proposed development can meet identified needs: 
• Much of Gardner’s growth since 2000 has been driven by young families looking for 

more affordable housing options. 
• Since the Great Recession of 2008, a higher percentage of households and families 

are renting rather than purchasing their homes. From 2010 to 2015, the number of 
owner-occupied housing units dropped from a high of 72 percent to 64 percent and, 
as a corollary, the number of renter-occupied units increased from 21 percent to 30 
percent.     

• Demand for renter-occupied housing has overwhelmingly been driven by households 
with an income range between $35,000 and $50,000. This housing demand could 
continue into the foreseeable future as this income range corresponds with estimates 
of the income earning potential of workers at LPKC and the New Century AirCenter. 
Moreover, households with this income range are largely priced-out of the 
homeownership market in Gardner. 

• Low Income Housing Tax Credits (LIHTC) financing is one promising potential source 
of gap financing for housing. Importantly, the income ranges of households showing 
the highest demand for renter-occupied housing fall between 50 percent and 80 
percent of the U.S. Housing and Urban Development (HUD) defined area median 
income, and thus, these households would qualify for the program. 

• At a rent level of $1,150 per month, a household would need to earn approximately 
$3,800 per month or $45,600 a year in order to only pay 30 percent of their income in 
housing costs – a number that most housing advocates generally consider as 
affordable for most households. 

 
The associated final development plan includes dedication of land for a trail as consistent with 
the future trails shown on the Bike & Pedestrian Plan of the Comprehensive Plan, which indicates 
the requirement for trail connections through residential areas and floodplains as a component of 
new neighborhood development.  It also preserves the greenway corridor that follows Kill Creek 
and serves as natural flood mitigation infrastructure and ecological corridors as provided in the 
Environmental Features Plan of the Comprehensive Plan.   
 
STAFF ANALYSIS – FINAL DEVELOPMENT PLAN 
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This section highlights contents of the application which may merit particular consideration in 
regard to zoning intent and standards.  A full analysis to all applicable regulations is available on 
request.  
This application is being reviewed per the Planned Development process of Section 17.03.040 of 
the LDC. 
 
17.03.040 (F) Review Criteria: 

1. In general, any final development plan in compliance with all requirements of this Code 
shall be approved.  

Staff Comment: The final development plan is generally in compliance to the Code with 
the exception of the approved deviations from the preliminary development plan. 

2.  In making a determination of compliance, or for site plans accompanying any 
discretionary review or administrative relief, the review body shall consider whether: 

a. The site is capable of accommodating the buildings, proposed use, access and 
other site design elements required by the Code and will not negatively impact the 
function and design of rights-of-way or adjacent property. 
 
Staff Comment: The sites are capable of accommodating the buildings and other 
design elements required without negatively impacting adjacent property. 
 

b. The design and arrangement of buildings and open spaces is consistent with good 
planning, landscape design and site engineering principles and practices. 
 
Staff Comment: The design and arrangement of the buildings and open space is 
consistent with good design, principles, and practices.  The site includes features 
and amenities that establish a built relationship with adjacent sites and the public 
realm. 
 

c. The architecture and building design uses quality materials and the style is 
appropriate for the context considering the proportion, massing, and scale of 
different elements of the building. 
 
Staff Comment: The applicant is proposing architecture and building design using 
quality materials such as smart paneling, stone veneer, and varying color schemes 
throughout the development.  

 
d. The overall design is compatible to the context considering the location and 

relationships of other buildings, open spaces, natural features or site design 
elements. 
 
Staff Comment: The overall design of the buildings are compatible to the context 
of the surrounding properties. 

 
e. Whether any additional site-specific conditions are necessary to meet the intent 

and design objectives of any of the applicable development standards. 
 
Staff Comment: No additional site-specific conditions are necessary to meet the 
intent and design objectives of the applicable development standards 
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3. The application meets the criteria for all other reviews needed to build the project as 

proposed. 
 
Staff Comment: The applicant is required to submit and receive approval of a final plat 
and public improvement plans prior to construction. 
 

4. The recommendations of professional staff. 
 
Staff Comment: Staff recommends approval of the final development plan for 
Prairiebrook Villas. 
 

5. The final development plan is in substantial compliance with the approved preliminary 
development plan. 
 
Staff Comment: The final development plan is in substantial compliance with the 
approved preliminary development plan. 

 
STAFF ANALYSIS – INFRASTRUCTURE / OTHER 
VEHICULAR AND PEDESTRIAN ACCESS 
Roadway network – The applicant is planning to extend Pratt Street (local street) to connect Kill 
Creek Rd (collector street) with W. 174th Street (local street), and will construct three cul-de-sacs.  
These cul-de-sacs are consistent with the new requirements of the Johnson County Fire District 
to accommodate their equipment, with 48’ radius indicated (diameter of cul-de-sac is 96’).  The 
traffic study is still under review and will be a condition of approval. 
Sidewalks and Trail – The Local – Neighborhood street requires a 5’ sidewalk on both sides of 
all streets while maintaining a 6’ planting bed between the curb and sidewalk for street trees.  
These requirements are met with the sidewalk to be installed adjacent to the front property/ROW 
line.  The applicant proposes to meet the Open and Civic Space requirement by dedicating Tracts 
A & B to the City, containing a 10’ concrete trail built to City specifications, which will connect to 
the trail system to the future development to the north Breckenwood Creek Subdivision. 
 
UTILITIES 
Electric – Electric is currently installed in the subdivisions to the east and the south and is to be 
extended into the project. Electric easements have been provided as requested. 
Water – City water will be provided from extensions of existing lines along Kill Creek Rd and Pratt 
Street.  Water lines will be provided within front yard utility easements. 
Sanitary Sewer – There are existing sanitary sewer lines on the property which will be modified 
to be located in front yard utility easements. 
Storm Sewer – The stormwater management plan indicates underground infrastructure and 
overland routing with drainage into three outfall locations. This plan has been reviewed and 
approved by Engineering. 
Environmental – The subject parcel contains an existing stream and floodplain and is in the Kill 
Creek watershed of the Kansas River basin. The applicant has submitted a permit to the U.S. 
Army Corp of Engineers requesting relocation of the existing streambed. This permit is still in the 
review process, and the development, as submitted, is contingent on approval of the permit.  
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Utilities are adequately provided for with this project.  Public improvement plans will need to be 
approved before building permits are issued.  This is a condition of approval. 
 
 
ATTACHMENTS 

I. Final Development Plan FDP-20-04 
II. Duplex building elevations and example photo 

III. Row House building elevations (3 different) 
IV. Application 

 
RECOMMENDATION 
Staff recommends approval of the final development plan subject to the following conditions: 

1. A final plat shall be reviewed, receive approval, and be recorded with the Johnson 
County Records and Tax Administration prior to the issuance of a building permit; 

2. The construction plans for any utilities, infrastructure, or public facilities shall meet all 
technical specifications and public improvement plans shall be submitted and approved 
prior to issuance of a building permit; and 

 
Recommended Motion: 
After review of application FDP-20-04, a final development plan for Prairiebrook Villas, and final 
development plans dated July 17, 2020, and staff report dated July 28, 2020, the Planning 
Commission approved the application provided the following conditions are met: 

1. A final plat shall be reviewed, receive approval, and be recorded with the Johnson 
County Records and Tax Administration prior to the issuance of a building permit; 

2. The construction plans for any utilities, infrastructure, or public facilities shall meet all 
technical specifications and public improvement plans shall be submitted and approved 
prior to issuance of a building permit; and 
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ARCHITECT

HERNLY ARCHITECTS

1100 RHODE ISLAND STREET

LAWRENCE, KANSAS 66044

(785) 749-5806

CONTACT - STAN HERNLY

Prepared: June 12, 2020

SURVEYOR

LOVELACE & ASSOC.

929 S.E. THIRD STREET

LEE'S SUMMIT, MISSOURI 64063

(816) 347-9997

CONTACT - JEFF LOVELACE

NOTES:

1. Property currently zoned "RP-3" Planned Garden Apartment District.

2. A sidewalk is required along both sides local street and both sides of arterial and

collector streets. Sidewalk shall extend fully around the perimeter of all cul-de-sacs

and eyebrow cul-de-sacs.

3.  According to the F.E.MA. Flood Insurance Rate Map Number 20091C0104G,

Revised August 3, 2009, this tract graphically lies in OTHER AREAS, ZONE X,

defined as areas determined to be outside the 0.2% annual chance floodplain and

ZONE X (Future Base Flood), defined as areas of 1% annual chance flood based on

future conditions hydrology. No base flood elevations determined.

4. Tracts "A" and "B" are intended for open space and shall dedicated to the City of

Gardner. The City of Gardner shall be responsible for all maintenence.

5. All common area in lots is open space and shall be owned and maintained by

Prairiebrooke Villas Owners' Association, its successors and assigns, and will be

responsible for maintenance on said lots.

LEGAL DESCRIPTION:

All that part of the West Half of the Southeast Quarter of Section 22, Township 14 South,

Range 22 East of the 6

th

 Principal Meridian now in the City of Gardner, Johnson County,

Kansas and being more particularly described as follows:

Commencing at the Southwest corner of the Southeast Quarter of said Section 22; thence

North 88°12'50” East along the South line of said Southeast Quarter a distance

of 1310.47 feet to the Southeast corner of the West Half of the Southeast Quarter of said

Section 22; thence along the East line of said West Half, said East line also being the East

line of PRAIRIEBROOKE and the West line of DOUBLE GATE IV both being subdivisions

of land in said City, County and State, North 02°13'55” West a distance of 771.73 feet to

the Northeast corner of said PRAIRIEBROOKE and the POINT OF BEGINNING of the

herein described tract of land; thence along the North line of said PRAIRIEBROOKE the

following six (6) courses; thence South 87°46'04” West a distance of 153.26 feet; thence

North 85°11'51” West a distance of 100.00 feet; thence South 79°05'00” West a distance

of 139.93 feet; thence Northwesterly along a curve to the left whose initial tangent bears

North 10°55'00” West with a central angle of 09°34'20” a radius of 375.00 feet and an arc

length of 62.65 feet; thence South 69°30'42” West a distance of 50.00 feet; thence

South 57°08'17” West a distance of 316.75 feet to the Northwest corner of Lot 16 of said

PRAIRIEBROOKE and the Easterly right-of-way line of Kill Creek Road as now

established by PRAIRIEBROOKE VILLAGE a subdivision of land in said City, County and

State; thence along the Easterly right-of-way line of said Kill Creek Road the following

eight (8) courses; thence North 48°16'16” West a distance of 220.15 feet; thence along a

curve to the right with a central angle of 23°19'55” a radius of 500.00 feet and an arc

length of 203.61 feet; thence North 67°55'37” East a distance of 19.39 feet; thence

North 22°04'23” West a distance of 50.00 feet; thence South 67°55'37” West a distance

of 19.39 feet; thence along a curve to the right whose initial tangent bears

North 19°12'25” West with a central of 02°45'21” a radius of 500.00 feet and an arc length

of 24.05 feet; thence North 16°27'06” West a distance of 309.16 feet; thence along a curve

to the left with a central angle of 14°40'35” a radius of 330.00 feet and an arc length

of 84.53 feet; thence departing said right-of-way line North 68°52'21” East a distance

of 442.44 feet; thence South 23°21'30” East a distance of 127.78 feet; thence

South 56°55'36” East a distance of 133.37 feet; thence South 69°00'43” East a distance

of 603.85 feet to the East line of the West Half of said Southeast Quarter and the West line

of said DOUBLE GATE IV; thence South 02°13'55” East along said lines a distance

of 351.86 feet to the POINT OF BEGINNING.

Containing 610,857 square feet or 14.0233 acres, more or less.
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PROJECT SUMMARY:

STREET TYPE: LOCAL - NEIGHBORHOOD STREET

BUILDING TYPES: DUPLEX AND ROW HOUSE

FRONTAGE TYPE: BUFFER EDGE

OPEN & CIVIC SPACE : TRAIL / GREENWAY

AREA - LOTS: 20 (319,662 S.F. / 7.34 ACRES)

AREA - OPEN  & CIVIC SPACE: 2 TRACTS (194,434 S.F. / 4.46 ACRES)

AREA - RIGHT-OF-WAY: 4 STREETS (96,761 S.F. / 2.22 ACRES)

TOTAL AREA - SUBDIVISION: 610,857 S.F. / 14.02 ACRES

LOT AREAS

LOT NO. SQUARE FEET ACRES LOT NO. SQUARE FEET ACRES

1
16,523

0.38 12
14,946

0.34

2
19,768

0.45 13
13,005

0.30

3
18,856

0.43 14
12,780

0.29

4
17,689

0.41 15
15,952

0.37

5
17,047

0.39 16
13,395

0.31

6
22,948

0.53 17
12,913

0.30

7
12,734

0.29 18
18,512

0.42

8
12,578

0.29 19
21,658

0.50

9
18,019

0.41 20
15,894

0.36

10
11,234

0.26 TRACT A
158,249

3.63

11
13,230

0.30 TRACT B
36,185

0.83
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Set Mag Nail

Found 
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FINAL DEVELOPMENT PLAN FDP-20-04

"PRAIRIEBROOKE VILLAS"

LOTS 1 THRU 20, TRACTS A & B

PART OF THE W

1
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, SE 

1

4

, SECTION 22-T14S-R22E,

IN THE CITY OF GARDNER, JOHNSON COUNTY, KANSAS

DEVELOPER

OIKOS DEVELOPMENT CORP.

1712 MAIN STREET, SUITE 206

KANSAS CITY, MO 64108

(816) 352-4258

CONTACT - MICHAEL SNODGRASS

ENGINEER

Hg CONSULT, INC.

CONTACT - KEVIN STERRETT

(816) 703-7098
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PROJECT SUMMARY:

EXISTING ZONING: "RP-3" PLANNED GARDEN APARTMENT DISTRICT

STREET TYPE: LOCAL - NEIGHBORHOOD STREET

BUILDING TYPES: DUPLEX AND ROW HOUSE

FRONTAGE TYPE: BUFFER EDGE

OPEN & CIVIC SPACE : TRAIL / GREENWAY

AREA - LOTS: 20 (319,662 S.F. / 7.34 ACRES)

AREA - OPEN  & CIVIC SPACE: 2 TRACTS (194,434 S.F. / 4.46 ACRES)

AREA - RIGHT-OF-WAY: 4 STREETS (96,761 S.F. / 2.22 ACRES)

TOTAL AREA - SUBDIVISION: 610,857 S.F. / 14.02 ACRES

OVERALL PROJECT DENSITY: 5.4 UNITS PER ACRE

BUILDING SUMMARY:    18 - 4PLEX      2 - DUPLEX

UNIT SUMMARY:             DUPLEX - 2 UNITS PER 2 LOTS =  4 UNITS

                                          4PLEX - 4 UNITS PER 18 LOTS = 72 UNITS

                     TOTAL = 76 UNITS

REQUIRED SIDEWALK: 5' WIDE SIDEWALK BOTH SIDES OF STREET
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Proposed Creek

Realignment

Flood Esmt. Line (to be

vacated and revised)

Proposed Creek

Realignment

Flood Esmt. Line (to be

vacated and revised)
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FINAL DEVELOPMENT PLAN FDP-20-04

"PRAIRIEBROOKE VILLAS"

LOTS 1 THRU 20, TRACTS A & B

PART OF THE W

1

2

, SE 

1

4

, SECTION 22-T14S-R22E,

IN THE CITY OF GARDNER, JOHNSON COUNTY, KANSAS

NOTES:

1. Tracts "A" and "B" are intended for open space and shall be dedicated to the City of Gardner, Kansas. The City of

Gardner shall be responsible for all maintenance.

2. All utility easements will be dedicated to the City of Gardner with the Final Plat. The City of Gardner shall be responsible

for all utility repair and maintenance.

3.  All streets shall be paved per City of Gardner, Kansas city standards.

4. All sidewalks shall be constructed with Portland cement concrete.

5. All trees in Lot areas to be removed.

LEGEND

Existing Section Line

Existing Right-of-Way Line

Existing Lot Line

Existing Easement Line

Existing Curb & Gutter

Existing Sidewalk

Existing Storm Sewer

Existing Storm Structure

Existing Waterline

Existing Gas Main

Existing Sanitary Sewer

Existing Sanitary Manhole

Existing Street Light

Existing Contour Major

Existing Contour Minor

SAN

Proposed Right-of-Way

Proposed Property Line

Proposed Lot Line

Proposed Easement

Proposed Curb & Gutter

Proposed Sidewalk

Proposed Storm Sewer

Proposed Storm Structure

Proposed Fire Hydrant

Proposed Waterline

Proposed Sanitary Sewer

Proposed Sanitary Manhole

Proposed Street Light

Proposed Contour Major

Proposed Contour Minor

Future Curb & Gutter

LOT AREAS

LOT NO. SQUARE FEET ACRES

BUILDING

COVERAGE %

LOT NO. SQUARE FEET ACRES

BUILDING

COVERAGE %

1
16,523

0.38 21 12
14,946

0.34 23

2
19,768

0.45 17 13
13,005

0.30 26

3
18,856

0.43 18 14
12,780

0.29 27

4
17,689

0.41 19 15
15,952

0.37 21

5
17,047

0.39 20 16
13,395

0.31 26

6
22,948

0.53 15 17
12,913

0.30 26

7
12,734

0.29 27 18
18,512

0.42 18

8
12,578

0.29 22 19
21,658

0.50 16

9
18,019

0.41 19 20
15,894

0.36 22

10
11,234

0.26 25 TRACT A
158,249

3.63 N/A

11
13,230

0.30 26 TRACT B
36,185

0.83 N/A

Existing Trees in Tracts A & B not in

Proposed Path Construction to Remain

Trail connection to proposed development to the north will be accomodated

and appropriate easements will be provided on the final plat.

Proposed 5' Sidewalk shall be

connected to existing 5' sidewalk

Proposed 5' Sidewalk shall be

connected to existing 4' sidewalk

with a 10' transition

1
0
2
2

PROPOSED BUILDING FLOOR PLAN

Scale: 1" = 30'
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Existing Creek Centerline

FINAL DEVELOPMENT PLAN FDP-20-04

"PRAIRIEBROOKE VILLAS"

LOTS 1 THRU 20, TRACTS A & B

PART OF THE W

1

2

, SE 

1

4

, SECTION 22-T14S-R22E,

IN THE CITY OF GARDNER, JOHNSON COUNTY, KANSAS

OWNER: NICHOLS

ZONED: R-1

17340 S. WALTER ST.

OWNER: SOETAERT

ZONED: R-1

17290 S. WALTER ST.

OWNER: SHAFFER

ZONED: R-1

17300 S. WALTER ST.

OWNER: LONG

ZONED: R-1

17310 S. WALTER ST.

OWNER: GREEN

ZONED: R-1

17320 S. WALTER ST.

OWNER: OLIVER

ZONED: R-1

17330 S. WALTER ST.

OWNER: DW2 LLC

ZONED: R-1

17350 S. WALTER ST.

OWNER: KONRADE

ZONED: R-1

17360 S. WALTER ST.

OWNER: MILFORD

ZONED: R-1

17370 S. WALTER ST.

OWNER: HUNT

ZONED: R-1

17380 S. WALTER ST.

OWNER: TAYLOR

ZONED: R-1

17410 S. WALTER ST.

OWNER: GRAND KANSAS

PROPERTIES, LLC

ZONED: R-1

31411 W. 174TH ST.

OWNER: QUICKEL

ZONED: R-1

17411 S. WALTER ST.

OWNER: HICKEY

ZONED: R-1

17311 S. WALTER ST.

OWNER: LISS

ZONED: R-1

17321 S. WALTER ST.

OWNER: STREETER

ZONED: R-1

17331 S. WALTER ST.

OWNER: WHITE

ZONED: R-1

17341 S. WALTER ST.

OWNER: SNYDER

ZONED: R-1

17351 S. WALTER ST.

OWNER: PENN

ZONED: R-1

17361 S. WALTER ST.

OWNER: AYALA

ZONED: R-1

17371 S. WALTER ST.

OWNER: KI & KYI

ZONED: R-1

17381 S. WALTER ST.

OWNER: PRAIRIEBROOKE DEVELOPMENT

ZONED: RP-3 PLANNED GARDEN APARTMENT

USE: AGRICULTURE / HORTICULTURE VACANT LAND

OWNER: PRAIRIEBROOKE

DEVELOPMENT COMPANY,

L.P.

ZONED: RP-2 PLANNED

TWO FAMILY

USE: MULTI-FAMILY

OWNER: CALICO HOMES, LLC

ZONED: RP-2 PLANNED TWO

FAMILY

USE: VACANT LOT

OWNER: CALICO

HOMES, LLC

ZONED: RP-2 PLANNED

TWO FAMILY

USE: VACANT LOT

OWNER: CALICO

HOMES, LLC

ZONED: RP-2 PLANNED

TWO FAMILY

USE: VACANT LOT

OWNER:

PRAIRIEBROOKE

DEVELOPMENT

COMPANY, L.P.

ZONED: RP-2

PLANNED TWO

FAMILY

USE: MULTI-FAMILY

OWNER: CALICO HOMES,

LLC

ZONED: RP-2 PLANNED

TWO FAMILY

USE: VACANT LOT

OWNER: CALICO HOMES,

LLC

ZONED: RP-2 PLANNED

TWO FAMILY

USE: VACANT LOT

OWNER: PRAIRIEBROOKE

DEVELOPMENT COMPANY,

L.P.

ZONED: RP-2 PLANNED

TWO FAMILY

USE: OPEN SPACE

OWNER: PRAIRIEBROOKE

DEVELOPMENT COMPANY,

L.P.

ZONED: RP-2 PLANNED

TWO FAMILY

USE: OPEN SPACE

OWNER: PRAIRIEBROOKE

DEVELOPMENT COMPANY,

L.P.

ZONED: RP-2 PLANNED

TWO FAMILY

USE: OPEN SPACE

OWNER: FARMER

ZONED: R-1

17420 S. WALTER ST.

OWNER: TKG

PROPERTIES,

LLC

ZONED: R-1

17430 S.

WALTER ST.

OWNER: BRECKENWOOD CREEK, LLC

ZONED: R-1 SINGLE FAMILY

USE: AGRICULTURE / HORTICULTURE VACANT LAND

OWNER: RC

 ST. JOHNS

HIGHLANDS LLC

ZONED: R-1

31911 W 172ND

ST.

OWNER: RC

 ST. JOHNS HIGHLANDS LLC

ZONED: R-1

31895 W 172ND ST.

OWNER: RC

 ST. JOHNS

HIGHLANDS LLC

ZONED: R-1

31875 W 172ND

ST.

OWNER: AMERICA FIRST MULTIFAMILY INVESTORS

ZONED: RP-3 PLANNED GARDEN APARTMENT

USE: AGRICULTURE / HORTICULTURE VACANT LAND

OWNER: PRAIRIEBROOKE DEVELOPMENT

ZONED: RP-3 PLANNED GARDEN APARTMENT

USE: AGRICULTURE / HORTICULTURE VACANT LAND

OWNER: RC

 ST. JOHNS

HIGHLANDS LLC

ZONED: R-1

31863 W 172ND

ST.

OWNER: RC

 ST. JOHNS

HIGHLANDS LLC

ZONED: R-1

31847 W 172ND

ST.

OVERALL PROPERTY

610,857 S.F. / 14.0233 ACRES

OWNER: MCCRACKEN

ZONED: R-1

17301 S. WALTER ST.

OWNER: MURCIA

ZONED: R-1

17421 S. WALTER ST.

OWNER: FREIDEL

ZONED: R-1

17291 S. WALTER ST.

OWNER: NONAMAKER

ZONED: R-1

17281 S. WALTER ST.
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LANDSCAPE DATA:

REQUIRED PROVIDED

KILL CREEK RD 867.45'

STREET TREES 1 PER 40' 22 22

173rd COURT

STREET TREES 1 PER 40' 14 15

VALLEY SPRINGS COURT 200.32'

STREET TREES 1 PER 40' 5 11

PRATT STREET 688.83'

STREET TREES 1 PER 40' 17 33

INGALLS COURT 352.04'

STREET TREES 1 PER 40' 9 20

SOUTH PROPERTY LINE 709.94'

INTENSITY LEVEL 2

SHADE TREE 1 PER 50' 14 14

SHRUB 1 PER 10' 71 75

25'

150'

SIGHT TRIANGLE

Cedar Mulch

Shrub Bed & Parking

No Scale

6" Min.

bottom of pit

Scarify soil in 

Manicured Edge

6
"
 
M

i
n
.

3" Shredded 

1/2 topsoil

1/2 existing soil,

4' Min.

F
E
N

C
E

Setback Detail

Tree Planting Detail

No Scale

#12 gauge wire

Tree Guard

bottom of pit

Scarify soil in 

around saucer

Finished Grade

4" Berm

6
"
 
M

i
n
.

Rubber hose

Steel fence posts

3 per tree

1/2 topsoil

Top 1/3 of root ball

Fold back burlap from

1/2 Existing soil,

well-rotted manure

mulch over 2" deep

1" Shredded Cypress

flush w/finished grade

Plant w/top of ball

6" Min.

Treated crepe tree wrap

6ft. Diameter Mulched

Area In Lawn Areas

C
e
n
t
e
r
 
o
f
 

S
h
r
u
b

Weed Mat

LANDSCAPE NOTES

CONTRACTOR REQUIRED TO LOCATE ALL UTILITIES BEFORE INSTALLATION TO BEGIN.

Contractor shall verify all landscape material quantities and shall report any discrepancies to the

Landscape Architect prior to installation.

No plant material substitutions are allowed without Landscape Architect or Owners approval.

Contractor shall guarantee all landscape work and plant material for a period of one year from

date of acceptance of the work by the Owner.  Any plant material which dies during the one year

guarantee period shall be replaced by the contractor during normal planting seasons.

Contractor shall be responsible for maintenance of the plants until completion of the

job and acceptance by the Owner.

Successful landscape contractor shall be responsible for design that complies with minimum

irrigation requirements, and installation of an irrigation system.  Irrigation system to be approved

by the owner before starting any installation.

All plant material shall be specimen quality stock as determined in the "American Standards For

Nursery Stock" published by The American Association of Nurseryman, free of plant diseases and

pest, of typical growth of the species and having a healthy, normal root system.

Sizes indicated on the plant list are the minimum, acceptable size.  In no case will sizes less than

specified be accepted.

All shrub beds within lawn areas to receive a manicured edge.

All shrub beds shall be mulched with 3" of shredded cedar mulch.

All sod areas to be fertilized & sodded with a Turf-Type-Tall Fescue seed blend.

All seed areas shall be hydro-seeded with a Turf-Type-Tall Fescue seed blend.

Plant specification requirements of Section 17.08.030 shall be met
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 Tree List

Zelkova Serrata 'Green Vase'Green Vase Zelkova BB As Shown
15

Acer Rubrum 'October Glory' BB
As Shown

October Glory Maple21

22 Skyline Honeylocust
As Shown

BBGleditsia Triacanthos 'Skyline'

Sterling BB6' hgt
Tilia tomentosa As Shown14

25 As ShownBB

Autumn Gold18
As Shown

Ginkgo biloba
BB

Red Oak Quercus Rubra

2" cal

2" cal

2" cal

2" cal

2" cal

Symbol Quantity Common Name  Botanical Name    Size Condition Spacing

EXISTING TREES TO REMAIN

Juniperus Chinensis 'Seagreen'

8

Shrub List

Seagreen Juniper
18"-24"sp. 4'o.c.Cont.

Cont. 3 1/2'o.c.18"-24"sp.
Euonymus Alatus 'Compactus'

Dwarf Winged Euonymus10

Morning Light Maiden Grass

Cont.
3'o.c.

3 gal.

Miscanthos Sinensis 'Morning Light'10

Symbol         Quantity                 Common Name                        Botanical Name                          Size     Condition       Spacing
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PLANNING COMMISSION STAFF REPORT            REGULAR AGENDA ITEM NO. 1 
MEETING DATE:  JULY 28, 2020 
PREPARED BY:  LAURA BERGEY, AICP, PLANNER 
 

PROJECT NUMBER / TITLE: FDP-20-04 FINAL DEVELOPMENT PLAN FOR 
PRAIRIEBROOKE VILLAS 
 
 
PROCESS INFORMATION 
Type of Request: Final Development Plan    
Date Received:  June 12, 2020     
 
APPLICATION INFORMATION 
Applicant:  OIKOS Development Corporation (Michael Snodgrass )    
Owner:  Owner Finance LLC (Tim Gates)  
Parcel ID:  CF221422-4007 
Location:  North of W 174th Street along the east side of Kill Creek Rd. 
  
REQUESTED ACTION 
Hold a public hearing on and consider a request to approve FDP-20-04 Final Development Plan 
for Prairiebrook Villas, containing 76 total dwelling units, including eighteen 4-unit Row Houses 
and two ADA accessible Duplexes. 
 
EXISTING ZONING AND LAND USE 

The site is currently zoned RP-2 (Planned Two-Family Residential) District and is undeveloped 
land in agricultural use. 
 
SURROUNDING ZONING AND LAND USE 

Zoning Use(s) 
North of subject property 

RP-2 (Planned Two-Family Residential) Single-family homes in future Breckenwood 
Creek subdivision 

East of subject property 

R-1 (Single-Family Residential) District Single family homes in Double Gate IV 
subdivision 

South of subject property 
RP-2 (Planned Two-Family Residential) Duplexes in Prairiebrooke subdivision 

West of subject property 
RP-3 (Planned Garden Apartment) District Undeveloped farming/ranch land 

C-O (Office) District Undeveloped farming/ranch land 
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EXISTING CONDITIONS   
The property is currently unplatted and is unimproved. The development will be accessed from 
an existing collector street (Kill Creek Road), and extension of a local street (Pratt St).  An existing 
8” sanitary sewer main bisects the subject parcel.  Underground electric exists near the south and 
east boundaries.  Eight inch water mains exist along 173rd St, Pratt St, and Kill Creek Rd.  There 
is an existing fire hydrant at the intersection of the subject parcel with Kill Creek Rd. Stormwater 
infrastructure exists along Kill Creek Rd. The subject parcel contains an existing stream and 
floodplain. 
 
BACKGROUND / HISTORY  
The rezoning and associated preliminary development plan (Z-20-06 and PDP-20-02) were 
recommended for approval by the Planning Commission at their April 28, 2020 meeting. The City 
Council considered the rezoning and preliminary development plan at their May 18, 2020 meeting, 
and approved Ordinance No. 2664 rezoning the property from RP-2 (Planned Two-Family 
Residential District) to RP-3 (Planned Garden Apartment District) and the associated preliminary 
development plan with the following conditions: 

1. The stormwater plan and traffic study shall be approved prior to approval of any final 
development plan/final plat. 

2. Because of the unique context and access configuration of this development which limits 
the provision of contiguous green space in the frontage area, the Buffer Edge frontage 
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type will be implemented along Kill Creek Road and Pratt Street rather than on the cul-de-
sacs to better meet Code intent. 

3. Revise the deviation requests on Sheet 2 of the plan to reflect what has been approved, 
including the addition of Deviation #12 regarding the Front Entry Feature for the Duplex 
building type. 
These conditions have all been met. 

The Preliminary Plat (PP-20-05) was approved by the Planning Commission on April 28, 2020, 
subject to the following conditions: 

1. Approval of the final Traffic Impact Study and Stormwater Management Plan. 
This condition has been met. 

 
DEVELOPMENT PLAN HIGHLIGHTS 
The development plan includes 20 lots totaling 7.34 acres, 2.22 acres of right-of-way, and 4.46 
acres of open space for a total of 14.02 acres. There are a total of 76 dwelling units (18, 4-unit 
townhomes and 2, 2-unit ADA accessible duplexes).  Lots 8 and 10 are designed for the Duplex 
building type, and all other lots are designed for the Row House building type.  The street type is 
Local – Neighborhood, and the Open and Civic Space type is Trail/Greenway.  The proposed 
frontage type is Buffer Edge. 
 
CONSISTENCY WITH COMPREHENSIVE PLAN 
The parcel is indicated for Low Density Residential future land use on the Future Land Use Plan 
of the Comprehensive Plan.   
 
The Low-Density Residential category is described to “primarily consists of detached single family 
homes, but may also include duplexes or triplexes arranged in a low density format on larger lots, 
with buildings in character with typical single family homes. Housing is typically arranged on a 
local street grid, or as part of a subdivision, and may include local amenities such as small 
community or civic buildings, playgrounds or gardens that serve residents.” Table 5-1 of the 
Gardner Land Development Code (LDC) translates Low Density Residential future land use into 
the RE (Residential Estates), R-1 (Single-Family Residential) and R-2 (Two-Family Residential) 
Districts or application of planned districts to these and other residential districts to promote open 
space and rural preservation; OR to develop more walkable neighborhoods with a mix of housing 
types and connection to walkable neighborhood centers. 
 
Although the proposed Row House buildings contain more dwelling units, the building footprint, 
at 2,568 sf, is comparable to a duplex or triplex.  The existing duplexes in the Prairiebrooke 
subdivision to the south have a comparable building footprint and scale, and comparable lot size.  
The average lot size in the proposed development is 15,984 sf; six of the Row House lots exceed 
the upper range for lot area, contributing to a lower density format. 
 
Although the proposed zoning district is not consistent with the Low Density Residential future 
land use description, this planned development meets other Comprehensive Plan goals, and is 
supported by data in other plans, as follows: 

1. One of the core themes of the Comprehensive Plan is Housing Variety to support on-going 
investment in housing and attract new residents. The Housing Variety goal is intended to 
ensure that the housing stock responds to a variety of users, including young 
professionals, new families, empty-nesters and seniors in need of assistance.  Providing 
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a range of options allows support for all income levels to move toward home ownership.  
Specifically the housing objectives that are addressed by this development include: 
• Encourage the development of housing and support services to allow seniors to age 

in place; 
• Promote infill residential development within incomplete subdivisions; 
• Ensure new residential developments are sited within close proximity and access to 

schools and parks. 
 

2. This parcel is located in the New Growth Area of the Residential Areas Plan of the 
Comprehensive Plan, which is intended to provide the opportunity to:  
• Ensure new development meets the requirements in the Gardner Land Development 

Code, providing flexibility where necessary to accommodate a variety of housing types 
and intensities; 

• Work closely with residential developers to encourage local development patterns that 
provide a variety of housing types and allow aging residents to “downsize” and stay in 
the neighborhood or subdivision. 

 
3. The Gardner Main Street Corridor Plan Market Analysis includes the following information 

that shows how the proposed development can meet identified needs: 
• Much of Gardner’s growth since 2000 has been driven by young families looking for 

more affordable housing options. 
• Since the Great Recession of 2008, a higher percentage of households and families 

are renting rather than purchasing their homes. From 2010 to 2015, the number of 
owner-occupied housing units dropped from a high of 72 percent to 64 percent and, 
as a corollary, the number of renter-occupied units increased from 21 percent to 30 
percent.     

• Demand for renter-occupied housing has overwhelmingly been driven by households 
with an income range between $35,000 and $50,000. This housing demand could 
continue into the foreseeable future as this income range corresponds with estimates 
of the income earning potential of workers at LPKC and the New Century AirCenter. 
Moreover, households with this income range are largely priced-out of the 
homeownership market in Gardner. 

• Low Income Housing Tax Credits (LIHTC) financing is one promising potential source 
of gap financing for housing. Importantly, the income ranges of households showing 
the highest demand for renter-occupied housing fall between 50 percent and 80 
percent of the U.S. Housing and Urban Development (HUD) defined area median 
income, and thus, these households would qualify for the program. 

• At a rent level of $1,150 per month, a household would need to earn approximately 
$3,800 per month or $45,600 a year in order to only pay 30 percent of their income in 
housing costs – a number that most housing advocates generally consider as 
affordable for most households. 

 
The associated final development plan includes dedication of land for a trail as consistent with 
the future trails shown on the Bike & Pedestrian Plan of the Comprehensive Plan, which indicates 
the requirement for trail connections through residential areas and floodplains as a component of 
new neighborhood development.  It also preserves the greenway corridor that follows Kill Creek 
and serves as natural flood mitigation infrastructure and ecological corridors as provided in the 
Environmental Features Plan of the Comprehensive Plan.   
 
STAFF ANALYSIS – FINAL DEVELOPMENT PLAN 
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This section highlights contents of the application which may merit particular consideration in 
regard to zoning intent and standards.  A full analysis to all applicable regulations is available on 
request.  
This application is being reviewed per the Planned Development process of Section 17.03.040 of 
the LDC. 
 
17.03.040 (F) Review Criteria: 

1. In general, any final development plan in compliance with all requirements of this Code 
shall be approved.  

Staff Comment: The final development plan is generally in compliance to the Code with 
the exception of the approved deviations from the preliminary development plan. 

2.  In making a determination of compliance, or for site plans accompanying any 
discretionary review or administrative relief, the review body shall consider whether: 

a. The site is capable of accommodating the buildings, proposed use, access and 
other site design elements required by the Code and will not negatively impact the 
function and design of rights-of-way or adjacent property. 
 
Staff Comment: The sites are capable of accommodating the buildings and other 
design elements required without negatively impacting adjacent property. 
 

b. The design and arrangement of buildings and open spaces is consistent with good 
planning, landscape design and site engineering principles and practices. 
 
Staff Comment: The design and arrangement of the buildings and open space is 
consistent with good design, principles, and practices.  The site includes features 
and amenities that establish a built relationship with adjacent sites and the public 
realm. 
 

c. The architecture and building design uses quality materials and the style is 
appropriate for the context considering the proportion, massing, and scale of 
different elements of the building. 
 
Staff Comment: The applicant is proposing architecture and building design using 
quality materials such as smart paneling, stone veneer, and varying color schemes 
throughout the development.  

 
d. The overall design is compatible to the context considering the location and 

relationships of other buildings, open spaces, natural features or site design 
elements. 
 
Staff Comment: The overall design of the buildings are compatible to the context 
of the surrounding properties. 

 
e. Whether any additional site-specific conditions are necessary to meet the intent 

and design objectives of any of the applicable development standards. 
 
Staff Comment: No additional site-specific conditions are necessary to meet the 
intent and design objectives of the applicable development standards 
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3. The application meets the criteria for all other reviews needed to build the project as 

proposed. 
 
Staff Comment: The applicant is required to submit and receive approval of a final plat 
and public improvement plans prior to construction. 
 

4. The recommendations of professional staff. 
 
Staff Comment: Staff recommends approval of the final development plan for 
Prairiebrook Villas. 
 

5. The final development plan is in substantial compliance with the approved preliminary 
development plan. 
 
Staff Comment: The final development plan is in substantial compliance with the 
approved preliminary development plan. 

 
STAFF ANALYSIS – INFRASTRUCTURE / OTHER 
VEHICULAR AND PEDESTRIAN ACCESS 
Roadway network – The applicant is planning to extend Pratt Street (local street) to connect Kill 
Creek Rd (collector street) with W. 174th Street (local street), and will construct three cul-de-sacs.  
These cul-de-sacs are consistent with the new requirements of the Johnson County Fire District 
to accommodate their equipment, with 48’ radius indicated (diameter of cul-de-sac is 96’).  The 
traffic study is still under review and will be a condition of approval. 
Sidewalks and Trail – The Local – Neighborhood street requires a 5’ sidewalk on both sides of 
all streets while maintaining a 6’ planting bed between the curb and sidewalk for street trees.  
These requirements are met with the sidewalk to be installed adjacent to the front property/ROW 
line.  The applicant proposes to meet the Open and Civic Space requirement by dedicating Tracts 
A & B to the City, containing a 10’ concrete trail built to City specifications, which will connect to 
the trail system to the future development to the north Breckenwood Creek Subdivision. 
 
UTILITIES 
Electric – Electric is currently installed in the subdivisions to the east and the south and is to be 
extended into the project. Electric easements have been provided as requested. 
Water – City water will be provided from extensions of existing lines along Kill Creek Rd and Pratt 
Street.  Water lines will be provided within front yard utility easements. 
Sanitary Sewer – There are existing sanitary sewer lines on the property which will be modified 
to be located in front yard utility easements. 
Storm Sewer – The stormwater management plan indicates underground infrastructure and 
overland routing with drainage into three outfall locations. This plan has been reviewed and 
approved by Engineering. 
Environmental – The subject parcel contains an existing stream and floodplain and is in the Kill 
Creek watershed of the Kansas River basin. The applicant has submitted a permit to the U.S. 
Army Corp of Engineers requesting relocation of the existing streambed. This permit is still in the 
review process, and approval of the FDP, as submitted, is contingent on approval of the permit. 
Therefore, this is listed as a condition of FDP approval. 
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Utilities are adequately provided for with this project.  Public improvement plans will need to be 
approved before building permits are issued.  This is a condition of approval. 
 
 
ATTACHMENTS 

I. Final Development Plan FDP-20-04 
II. Duplex building elevations and example photo 

III. Row House building elevations (3 different) 
IV. Application 

 
RECOMMENDATION 
Staff recommends approval of the final development plan subject to the following conditions: 

1. A final plat shall be reviewed, receive approval, and be recorded with the Johnson 
County Records and Tax Administration prior to the issuance of a building permit; 

2. The construction plans for any utilities, infrastructure, or public facilities shall meet all 
technical specifications and public improvement plans shall be submitted and approved 
prior to issuance of a building permit; and 

3. Approval of streambed relocation permit from the U.S Army Corps of Engineers. 
 
Recommended Motion: 
After review of application FDP-20-04, a final development plan for Prairiebrook Villas, and final 
development plans dated July 17, 2020, and staff report dated July 28, 2020, the Planning 
Commission approved the application provided the following conditions are met: 

1. A final plat shall be reviewed, receive approval, and be recorded with the Johnson 
County Records and Tax Administration prior to the issuance of a building permit; 

2. The construction plans for any utilities, infrastructure, or public facilities shall meet all 
technical specifications and public improvement plans shall be submitted and approved 
prior to issuance of a building permit; and 

3. Approval of streambed relocation permit from the U.S Army Corps of Engineers. 
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ARCHITECT

HERNLY ARCHITECTS

1100 RHODE ISLAND STREET

LAWRENCE, KANSAS 66044

(785) 749-5806

CONTACT - STAN HERNLY

Prepared: June 12, 2020

SURVEYOR

LOVELACE & ASSOC.

929 S.E. THIRD STREET

LEE'S SUMMIT, MISSOURI 64063

(816) 347-9997

CONTACT - JEFF LOVELACE

NOTES:

1. Property currently zoned "RP-3" Planned Garden Apartment District.

2. A sidewalk is required along both sides local street and both sides of arterial and

collector streets. Sidewalk shall extend fully around the perimeter of all cul-de-sacs

and eyebrow cul-de-sacs.

3.  According to the F.E.MA. Flood Insurance Rate Map Number 20091C0104G,

Revised August 3, 2009, this tract graphically lies in OTHER AREAS, ZONE X,

defined as areas determined to be outside the 0.2% annual chance floodplain and

ZONE X (Future Base Flood), defined as areas of 1% annual chance flood based on

future conditions hydrology. No base flood elevations determined.

4. Tracts "A" and "B" are intended for open space and shall dedicated to the City of

Gardner. The City of Gardner shall be responsible for all maintenence.

5. All common area in lots is open space and shall be owned and maintained by

Prairiebrooke Villas Owners' Association, its successors and assigns, and will be

responsible for maintenance on said lots.

LEGAL DESCRIPTION:

All that part of the West Half of the Southeast Quarter of Section 22, Township 14 South,

Range 22 East of the 6

th

 Principal Meridian now in the City of Gardner, Johnson County,

Kansas and being more particularly described as follows:

Commencing at the Southwest corner of the Southeast Quarter of said Section 22; thence

North 88°12'50” East along the South line of said Southeast Quarter a distance

of 1310.47 feet to the Southeast corner of the West Half of the Southeast Quarter of said

Section 22; thence along the East line of said West Half, said East line also being the East

line of PRAIRIEBROOKE and the West line of DOUBLE GATE IV both being subdivisions

of land in said City, County and State, North 02°13'55” West a distance of 771.73 feet to

the Northeast corner of said PRAIRIEBROOKE and the POINT OF BEGINNING of the

herein described tract of land; thence along the North line of said PRAIRIEBROOKE the

following six (6) courses; thence South 87°46'04” West a distance of 153.26 feet; thence

North 85°11'51” West a distance of 100.00 feet; thence South 79°05'00” West a distance

of 139.93 feet; thence Northwesterly along a curve to the left whose initial tangent bears

North 10°55'00” West with a central angle of 09°34'20” a radius of 375.00 feet and an arc

length of 62.65 feet; thence South 69°30'42” West a distance of 50.00 feet; thence

South 57°08'17” West a distance of 316.75 feet to the Northwest corner of Lot 16 of said

PRAIRIEBROOKE and the Easterly right-of-way line of Kill Creek Road as now

established by PRAIRIEBROOKE VILLAGE a subdivision of land in said City, County and

State; thence along the Easterly right-of-way line of said Kill Creek Road the following

eight (8) courses; thence North 48°16'16” West a distance of 220.15 feet; thence along a

curve to the right with a central angle of 23°19'55” a radius of 500.00 feet and an arc

length of 203.61 feet; thence North 67°55'37” East a distance of 19.39 feet; thence

North 22°04'23” West a distance of 50.00 feet; thence South 67°55'37” West a distance

of 19.39 feet; thence along a curve to the right whose initial tangent bears

North 19°12'25” West with a central of 02°45'21” a radius of 500.00 feet and an arc length

of 24.05 feet; thence North 16°27'06” West a distance of 309.16 feet; thence along a curve

to the left with a central angle of 14°40'35” a radius of 330.00 feet and an arc length

of 84.53 feet; thence departing said right-of-way line North 68°52'21” East a distance

of 442.44 feet; thence South 23°21'30” East a distance of 127.78 feet; thence

South 56°55'36” East a distance of 133.37 feet; thence South 69°00'43” East a distance

of 603.85 feet to the East line of the West Half of said Southeast Quarter and the West line

of said DOUBLE GATE IV; thence South 02°13'55” East along said lines a distance

of 351.86 feet to the POINT OF BEGINNING.

Containing 610,857 square feet or 14.0233 acres, more or less.
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PROJECT SUMMARY:

STREET TYPE: LOCAL - NEIGHBORHOOD STREET

BUILDING TYPES: DUPLEX AND ROW HOUSE

FRONTAGE TYPE: BUFFER EDGE

OPEN & CIVIC SPACE : TRAIL / GREENWAY

AREA - LOTS: 20 (319,662 S.F. / 7.34 ACRES)

AREA - OPEN  & CIVIC SPACE: 2 TRACTS (194,434 S.F. / 4.46 ACRES)

AREA - RIGHT-OF-WAY: 4 STREETS (96,761 S.F. / 2.22 ACRES)

TOTAL AREA - SUBDIVISION: 610,857 S.F. / 14.02 ACRES

LOT AREAS

LOT NO. SQUARE FEET ACRES LOT NO. SQUARE FEET ACRES

1
16,523

0.38 12
14,946

0.34

2
19,768

0.45 13
13,005

0.30

3
18,856

0.43 14
12,780

0.29

4
17,689

0.41 15
15,952

0.37

5
17,047

0.39 16
13,395

0.31

6
22,948

0.53 17
12,913

0.30

7
12,734

0.29 18
18,512

0.42

8
12,578

0.29 19
21,658

0.50

9
18,019

0.41 20
15,894

0.36

10
11,234

0.26 TRACT A
158,249

3.63

11
13,230

0.30 TRACT B
36,185

0.83
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Found 
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FINAL DEVELOPMENT PLAN FDP-20-04

"PRAIRIEBROOKE VILLAS"

LOTS 1 THRU 20, TRACTS A & B

PART OF THE W

1

2

, SE 

1

4

, SECTION 22-T14S-R22E,

IN THE CITY OF GARDNER, JOHNSON COUNTY, KANSAS

DEVELOPER

OIKOS DEVELOPMENT CORP.

1712 MAIN STREET, SUITE 206

KANSAS CITY, MO 64108

(816) 352-4258

CONTACT - MICHAEL SNODGRASS

ENGINEER

Hg CONSULT, INC.

CONTACT - KEVIN STERRETT

(816) 703-7098
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PROJECT SUMMARY:

EXISTING ZONING: "RP-3" PLANNED GARDEN APARTMENT DISTRICT

STREET TYPE: LOCAL - NEIGHBORHOOD STREET

BUILDING TYPES: DUPLEX AND ROW HOUSE

FRONTAGE TYPE: BUFFER EDGE

OPEN & CIVIC SPACE : TRAIL / GREENWAY

AREA - LOTS: 20 (319,662 S.F. / 7.34 ACRES)

AREA - OPEN  & CIVIC SPACE: 2 TRACTS (194,434 S.F. / 4.46 ACRES)

AREA - RIGHT-OF-WAY: 4 STREETS (96,761 S.F. / 2.22 ACRES)

TOTAL AREA - SUBDIVISION: 610,857 S.F. / 14.02 ACRES

OVERALL PROJECT DENSITY: 5.4 UNITS PER ACRE

BUILDING SUMMARY:    18 - 4PLEX      2 - DUPLEX

UNIT SUMMARY:             DUPLEX - 2 UNITS PER 2 LOTS =  4 UNITS

                                          4PLEX - 4 UNITS PER 18 LOTS = 72 UNITS

                     TOTAL = 76 UNITS

REQUIRED SIDEWALK: 5' WIDE SIDEWALK BOTH SIDES OF STREET
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Realignment
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vacated and revised)
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FINAL DEVELOPMENT PLAN FDP-20-04

"PRAIRIEBROOKE VILLAS"

LOTS 1 THRU 20, TRACTS A & B

PART OF THE W

1

2

, SE 

1

4

, SECTION 22-T14S-R22E,

IN THE CITY OF GARDNER, JOHNSON COUNTY, KANSAS

NOTES:

1. Tracts "A" and "B" are intended for open space and shall be dedicated to the City of Gardner, Kansas. The City of

Gardner shall be responsible for all maintenance.

2. All utility easements will be dedicated to the City of Gardner with the Final Plat. The City of Gardner shall be responsible

for all utility repair and maintenance.

3.  All streets shall be paved per City of Gardner, Kansas city standards.

4. All sidewalks shall be constructed with Portland cement concrete.

5. All trees in Lot areas to be removed.

LEGEND

Existing Section Line

Existing Right-of-Way Line

Existing Lot Line

Existing Easement Line

Existing Curb & Gutter

Existing Sidewalk

Existing Storm Sewer

Existing Storm Structure

Existing Waterline

Existing Gas Main

Existing Sanitary Sewer

Existing Sanitary Manhole

Existing Street Light

Existing Contour Major

Existing Contour Minor

SAN

Proposed Right-of-Way

Proposed Property Line

Proposed Lot Line

Proposed Easement

Proposed Curb & Gutter

Proposed Sidewalk

Proposed Storm Sewer

Proposed Storm Structure

Proposed Fire Hydrant

Proposed Waterline

Proposed Sanitary Sewer

Proposed Sanitary Manhole

Proposed Street Light

Proposed Contour Major

Proposed Contour Minor

Future Curb & Gutter

LOT AREAS

LOT NO. SQUARE FEET ACRES

BUILDING

COVERAGE %

LOT NO. SQUARE FEET ACRES

BUILDING

COVERAGE %

1
16,523

0.38 21 12
14,946

0.34 23

2
19,768

0.45 17 13
13,005

0.30 26

3
18,856

0.43 18 14
12,780

0.29 27

4
17,689

0.41 19 15
15,952

0.37 21

5
17,047

0.39 20 16
13,395

0.31 26

6
22,948

0.53 15 17
12,913

0.30 26

7
12,734

0.29 27 18
18,512

0.42 18

8
12,578

0.29 22 19
21,658

0.50 16

9
18,019

0.41 19 20
15,894

0.36 22

10
11,234

0.26 25 TRACT A
158,249

3.63 N/A

11
13,230

0.30 26 TRACT B
36,185

0.83 N/A

Existing Trees in Tracts A & B not in

Proposed Path Construction to Remain

Trail connection to proposed development to the north will be accomodated

and appropriate easements will be provided on the final plat.

Proposed 5' Sidewalk shall be

connected to existing 5' sidewalk

Proposed 5' Sidewalk shall be

connected to existing 4' sidewalk

with a 10' transition

1
0
2
2

PROPOSED BUILDING FLOOR PLAN

Scale: 1" = 30'
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Existing Creek Centerline

FINAL DEVELOPMENT PLAN FDP-20-04

"PRAIRIEBROOKE VILLAS"

LOTS 1 THRU 20, TRACTS A & B

PART OF THE W

1

2

, SE 

1

4

, SECTION 22-T14S-R22E,

IN THE CITY OF GARDNER, JOHNSON COUNTY, KANSAS

OWNER: NICHOLS

ZONED: R-1

17340 S. WALTER ST.

OWNER: SOETAERT

ZONED: R-1

17290 S. WALTER ST.

OWNER: SHAFFER

ZONED: R-1

17300 S. WALTER ST.

OWNER: LONG

ZONED: R-1

17310 S. WALTER ST.

OWNER: GREEN

ZONED: R-1

17320 S. WALTER ST.

OWNER: OLIVER

ZONED: R-1

17330 S. WALTER ST.

OWNER: DW2 LLC

ZONED: R-1

17350 S. WALTER ST.

OWNER: KONRADE

ZONED: R-1

17360 S. WALTER ST.

OWNER: MILFORD

ZONED: R-1

17370 S. WALTER ST.

OWNER: HUNT

ZONED: R-1

17380 S. WALTER ST.

OWNER: TAYLOR

ZONED: R-1

17410 S. WALTER ST.

OWNER: GRAND KANSAS

PROPERTIES, LLC

ZONED: R-1

31411 W. 174TH ST.

OWNER: QUICKEL

ZONED: R-1

17411 S. WALTER ST.

OWNER: HICKEY

ZONED: R-1

17311 S. WALTER ST.

OWNER: LISS

ZONED: R-1

17321 S. WALTER ST.

OWNER: STREETER

ZONED: R-1

17331 S. WALTER ST.

OWNER: WHITE

ZONED: R-1

17341 S. WALTER ST.

OWNER: SNYDER

ZONED: R-1

17351 S. WALTER ST.

OWNER: PENN

ZONED: R-1

17361 S. WALTER ST.

OWNER: AYALA

ZONED: R-1

17371 S. WALTER ST.

OWNER: KI & KYI

ZONED: R-1

17381 S. WALTER ST.

OWNER: PRAIRIEBROOKE DEVELOPMENT

ZONED: RP-3 PLANNED GARDEN APARTMENT

USE: AGRICULTURE / HORTICULTURE VACANT LAND

OWNER: PRAIRIEBROOKE

DEVELOPMENT COMPANY,

L.P.

ZONED: RP-2 PLANNED

TWO FAMILY

USE: MULTI-FAMILY

OWNER: CALICO HOMES, LLC

ZONED: RP-2 PLANNED TWO

FAMILY

USE: VACANT LOT

OWNER: CALICO

HOMES, LLC

ZONED: RP-2 PLANNED

TWO FAMILY

USE: VACANT LOT

OWNER: CALICO

HOMES, LLC

ZONED: RP-2 PLANNED

TWO FAMILY

USE: VACANT LOT

OWNER:

PRAIRIEBROOKE

DEVELOPMENT

COMPANY, L.P.

ZONED: RP-2

PLANNED TWO

FAMILY

USE: MULTI-FAMILY

OWNER: CALICO HOMES,

LLC

ZONED: RP-2 PLANNED

TWO FAMILY

USE: VACANT LOT

OWNER: CALICO HOMES,

LLC

ZONED: RP-2 PLANNED

TWO FAMILY

USE: VACANT LOT

OWNER: PRAIRIEBROOKE

DEVELOPMENT COMPANY,

L.P.

ZONED: RP-2 PLANNED

TWO FAMILY

USE: OPEN SPACE

OWNER: PRAIRIEBROOKE

DEVELOPMENT COMPANY,

L.P.

ZONED: RP-2 PLANNED

TWO FAMILY

USE: OPEN SPACE

OWNER: PRAIRIEBROOKE

DEVELOPMENT COMPANY,

L.P.

ZONED: RP-2 PLANNED

TWO FAMILY

USE: OPEN SPACE

OWNER: FARMER

ZONED: R-1

17420 S. WALTER ST.

OWNER: TKG

PROPERTIES,

LLC

ZONED: R-1

17430 S.

WALTER ST.

OWNER: BRECKENWOOD CREEK, LLC

ZONED: R-1 SINGLE FAMILY

USE: AGRICULTURE / HORTICULTURE VACANT LAND

OWNER: RC

 ST. JOHNS

HIGHLANDS LLC

ZONED: R-1

31911 W 172ND

ST.

OWNER: RC

 ST. JOHNS HIGHLANDS LLC

ZONED: R-1

31895 W 172ND ST.

OWNER: RC

 ST. JOHNS

HIGHLANDS LLC

ZONED: R-1

31875 W 172ND

ST.

OWNER: AMERICA FIRST MULTIFAMILY INVESTORS

ZONED: RP-3 PLANNED GARDEN APARTMENT

USE: AGRICULTURE / HORTICULTURE VACANT LAND

OWNER: PRAIRIEBROOKE DEVELOPMENT

ZONED: RP-3 PLANNED GARDEN APARTMENT

USE: AGRICULTURE / HORTICULTURE VACANT LAND

OWNER: RC

 ST. JOHNS

HIGHLANDS LLC

ZONED: R-1

31863 W 172ND

ST.

OWNER: RC

 ST. JOHNS

HIGHLANDS LLC

ZONED: R-1

31847 W 172ND

ST.

OVERALL PROPERTY

610,857 S.F. / 14.0233 ACRES

OWNER: MCCRACKEN

ZONED: R-1

17301 S. WALTER ST.

OWNER: MURCIA

ZONED: R-1

17421 S. WALTER ST.

OWNER: FREIDEL

ZONED: R-1

17291 S. WALTER ST.

OWNER: NONAMAKER

ZONED: R-1

17281 S. WALTER ST.
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LANDSCAPE DATA:

REQUIRED PROVIDED

KILL CREEK RD 867.45'

STREET TREES 1 PER 40' 22 22

173rd COURT

STREET TREES 1 PER 40' 14 15

VALLEY SPRINGS COURT 200.32'

STREET TREES 1 PER 40' 5 11

PRATT STREET 688.83'

STREET TREES 1 PER 40' 17 33

INGALLS COURT 352.04'

STREET TREES 1 PER 40' 9 20

SOUTH PROPERTY LINE 709.94'

INTENSITY LEVEL 2

SHADE TREE 1 PER 50' 14 14

SHRUB 1 PER 10' 71 75

25'

150'

SIGHT TRIANGLE

Cedar Mulch

Shrub Bed & Parking

No Scale

6" Min.

bottom of pit

Scarify soil in 

Manicured Edge

6
"
 
M

i
n
.

3" Shredded 

1/2 topsoil

1/2 existing soil,

4' Min.

F
E
N

C
E

Setback Detail

Tree Planting Detail

No Scale

#12 gauge wire

Tree Guard

bottom of pit

Scarify soil in 

around saucer

Finished Grade

4" Berm

6
"
 
M

i
n
.

Rubber hose

Steel fence posts

3 per tree

1/2 topsoil

Top 1/3 of root ball

Fold back burlap from

1/2 Existing soil,

well-rotted manure

mulch over 2" deep

1" Shredded Cypress

flush w/finished grade

Plant w/top of ball

6" Min.

Treated crepe tree wrap

6ft. Diameter Mulched

Area In Lawn Areas

C
e
n
t
e
r
 
o
f
 

S
h
r
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Weed Mat

LANDSCAPE NOTES

CONTRACTOR REQUIRED TO LOCATE ALL UTILITIES BEFORE INSTALLATION TO BEGIN.

Contractor shall verify all landscape material quantities and shall report any discrepancies to the

Landscape Architect prior to installation.

No plant material substitutions are allowed without Landscape Architect or Owners approval.

Contractor shall guarantee all landscape work and plant material for a period of one year from

date of acceptance of the work by the Owner.  Any plant material which dies during the one year

guarantee period shall be replaced by the contractor during normal planting seasons.

Contractor shall be responsible for maintenance of the plants until completion of the

job and acceptance by the Owner.

Successful landscape contractor shall be responsible for design that complies with minimum

irrigation requirements, and installation of an irrigation system.  Irrigation system to be approved

by the owner before starting any installation.

All plant material shall be specimen quality stock as determined in the "American Standards For

Nursery Stock" published by The American Association of Nurseryman, free of plant diseases and

pest, of typical growth of the species and having a healthy, normal root system.

Sizes indicated on the plant list are the minimum, acceptable size.  In no case will sizes less than

specified be accepted.

All shrub beds within lawn areas to receive a manicured edge.

All shrub beds shall be mulched with 3" of shredded cedar mulch.

All sod areas to be fertilized & sodded with a Turf-Type-Tall Fescue seed blend.

All seed areas shall be hydro-seeded with a Turf-Type-Tall Fescue seed blend.

Plant specification requirements of Section 17.08.030 shall be met

Free Standing
Against Wall

Clustered BoxesFree Standing 

Transformer

Typical Utility Box Screening Details

No Scale

Small Box

UTILITY BOXES SHALL BE CLUSTERED AS MUCH AS POSSIBLE
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 Tree List

Zelkova Serrata 'Green Vase'Green Vase Zelkova BB As Shown
15

Acer Rubrum 'October Glory' BB
As Shown

October Glory Maple21

22 Skyline Honeylocust
As Shown

BBGleditsia Triacanthos 'Skyline'

Sterling BB6' hgt
Tilia tomentosa As Shown14

25 As ShownBB

Autumn Gold18
As Shown

Ginkgo biloba
BB

Red Oak Quercus Rubra

2" cal

2" cal

2" cal

2" cal

2" cal

Symbol Quantity Common Name  Botanical Name    Size Condition Spacing
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Juniperus Chinensis 'Seagreen'

8

Shrub List

Seagreen Juniper
18"-24"sp. 4'o.c.Cont.

Cont. 3 1/2'o.c.18"-24"sp.
Euonymus Alatus 'Compactus'

Dwarf Winged Euonymus10

Morning Light Maiden Grass

Cont.
3'o.c.

3 gal.

Miscanthos Sinensis 'Morning Light'10

Symbol         Quantity                 Common Name                        Botanical Name                          Size     Condition       Spacing
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PLANNING COMMISSION STAFF REPORT                                 AGENDA ITEM NO. 1 
MEETING DATE:   JULY 28, 2020 
PREPARED BY: ROBERT CASE - PLANNER 
 

PROJECT NUMBER / TITLE: FP-20-07 / Breckenwood Creek, 1st Plat 
  
 
PROCESS INFORMATION 
Type of Request: Final Plat 
Date Received: June 12, 2020 
 
APPLICATION INFORMATION 
Applicant:  Payne & Brockway, P.A.     
Owner: Breckwood Creek, LLC 
Parcel ID: CF221422-2007 
Location: The northern terminus of both Kill Creek Road and 172nd Street and north of 171st 

Street. 
 
REQUESTED ACTION 
The applicant is requesting approval of a final plat for Breckenwood Creek Phase 1 for 33 single-
family residential lots, on 6 acres.   
 
EXISTING ZONING AND LAND USE 
The parcel is zoned R-1 (Single-Family Residential) District, and is currently undeveloped, with 
developed properties to the south.   
 
SURROUNDING ZONING AND LAND USE 

Zoning Use(s) 
North of subject property 

County RUR (Rural) District Undeveloped, agricultural 

East of subject property 

R-1 (Single-Family Residential) District Undeveloped and part of the preliminary plat 
for Breckenwood Creek Subdivision 

South of subject property 
R-1 (Single-Family Residential) District 

 
St.John’s Highlands II – single-family housing 

West of subject property 

R-1 (Single-Family Residential) District St. John’s Highlands II – single-family 
housing 
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EXISTING CONDITIONS   
Currently, the property is not platted and is unimproved.  This infill development provides for the 
extension of an existing roadway network with Kill Creek Road and will eventually allow for the 
extension of Madison Street with future phases.   
 
The subject parcel is outlined in red below: 

 
 
BACKGROUND / HISTORY  
The property was annexed on September 5, 2000 per Ordinance 1961.  The property was rezoned 
(Z-01-03) (Ord. 1990) from A (Agriculture) District to PUD (Planned Urban Development) District 
on June 18, 2001, along with an approved preliminary development plan (PUD-01-02) and 
preliminary plat for Prairie Brooke (PP-01-02).  This included 140.9 acres of residential single-
family detached homes, row houses, and multi-family homes along with other non-residential uses 
(by separate application for nearby parcels).  The preliminary plat was subsequently revised (PP-
03-09) in a layout substantially similar to what is proposed by the applicant for single-family, 
duplex, and garden apartment uses.  There were several conditions of approval for the revised 
preliminary plat, including approval of rezonings Z-03-24 (R-1 Single Family Residential District), 
Z-04-03 (C-O Office Building District), Z-04-04 (RP-3 Planned Garden Apartment District) and Z-
04-05 (RP-2 Planned Two Family Residential District) for the entire planned development 
property; floodplain and riparian protection, and dedication of ROW for W. 175th Street.  This 
property was rezoned (Z-03-24) from PUD to R-1 (Single Family Residential) District by 
Ordinance No. 2099 on April 19, 2004 and has remained vacant. 
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In March of this year, the applicant was approved for a rezoning from R-1 (Single-family 
Residential) District to R-2 (Two-Family Residential) District along with the associated preliminary 
plat.   
 
CONSISTENCY WITH COMPREHENSIVE PLAN 
The City of Gardner 2014 Comprehensive Plan identifies this parcel for low-density residential 
future land use, described as “areas primarily consist of detached single family homes, but may 
also include duplexes or triplexes arranged in a low density format on larger lots, with buildings in 
character with typical single family homes.  These “New Residential Growth Areas” include 
undeveloped land that provides a “clean slate” for future residential development.  The 
Comprehensive Plan addresses these growth areas as having three major components that help 
to ensure the community’s goals of providing high quality neighborhoods that satisfy demand for 
a broad type of housing.  These goals are; neighborhood character, connectivity, and open space 
preservation & conservation design.  The design and layout the applicant is proposing is 
consistent with the goals of the Comprehensive Plan. 
  
 
STAFF ANALYSIS – FINAL PLAT  
 
17.03.020(E)(1) Review Criteria: 
a. The layout and design of the final plat is in substantial compliance with the approved 

preliminary plat considering the number of lots or parcels; the block layout, street designs and 
access; the open space systems and civic design elements; the infrastructure systems; or 
other elements of coordinated developments. 
Staff Comment:  The layout and design of the final plat is in substantial compliance with the 
approved preliminary plat regarding lot and street layout.  Staff finds this application to be 
consistent with many goals and objectives of the Comprehensive Plan, in particular the goals 
of housing diversity, infill development, infrastructure and recreational infrastructure 
connections, environmental protection and the reflection of intended residential character.  It 
meets the intent for street networks to provide for efficient and safe movement of all potential 
users of the streets, to use streetscape design to call attention to differing contexts and better 
support development patterns and uses abutting the streets, and to increase connectivity and 
improve options for access in the community.   

b. The construction plans for any utilities, infrastructure or public facilities shall have been found 
to meet all technical specifications, or final plat approval shall be conditioned on such plans 
meeting all technical specifications, before the recording of the final plat. 
Staff Comment:  Public improvement plans shall be submitted and approved prior to the 
release of the final plat for recording at the County.  The city is the provider for sanitary sewer, 
water, stormwater, and electric facilities in the area.   

c. The phasing and timing of public improvements ensures construction and performance 
guarantees. 
Staff Comment:  This is the first of five phases for the Breckenwood Creek Subdivision. The 
Traffic Impact Study, Stormwater Management Plan and Public Improvement Plans have 
been submitted but not approved.  All Public Improvement Plans shall be submitted and 
approved prior to the release of the final plat for recording and issuance of building permits to 
ensure all improvements are in place.   
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d. Any deviations in the final plat from the preliminary plat brings the application in further 

compliance with the Comprehensive Plan and the purposes and intent of this Code. 
Staff Comment:  There are no deviations requested from the preliminary plat.   

e. The recommendations of professional staff, or any other public entity asked to officially review 
the plat. 
Staff Comment:  Staff recommends the Planning Commission approve the final plat with the 
conditions outlined below and forward a recommendation to the Governing Body to accept 
the dedication of right-of-way and easements.   

 
EXCISE TAX 
Excise tax is levied with the act of platting the portion of the property in the city.  The subject 
property has never been a part of a final plat and is therefore subject to paying excise tax.  This 
tax is based on the square footage of the plat property, excluding any arterial type right-of-way 
dedication for streets and parkland dedication.  This phase of the Breckenwood Creek Subdivision 
does not have any special dedications and is required to pay excise tax.  
The current tax rate is $0.20 per square foot of land area platted.  This plat includes 6.60534 
acres (287,729 sq.ft.) eligible for excise tax collection.  Therefore, the excise tax shall be 
$57,545.80, and shall be paid prior to the release of the final plat for recording. 
 
STAFF ANALYSIS - INFRASTRUCTURE / OTHER 
WATER, SANITARY SEWER, STORMWATER, ELECTRIC, GAS –  
A sanitary sewer line traverses the site just south of the waterway on the eastern portion of the 
site.  Existing stormwater infrastructure also extends from the existing subdivision to the edge of 
the waterway.  Electric service runs along all but the northern boundary.  Water service is available 
throughout the adjacent subdivisions and along Kill Creek Road.  Customary utility easements 
are being provided with this plat, except that the utility easement will be in front of lots.  This allows 
the preservation of the natural tree line and creates a natural buffer from the rear of the lots to the 
proposed continuation of the east-west collector Madison Street. 
 
REQUIRED STREET LANDSCAPING 
A street tree plan has been provided for review, showing street trees only at 40’ – 60’ on center 
along S. Hemlock Street, Dogwood Street, and S. Moonlight Road.   

Staff Comment:  Staff has advised the applicant to meet the requirements for street trees per 
the LDC, which includes trees spaced 40’ - 60’ on center on Moonlight Road., Hemlock Street, 
and Dogwood Street.  The proposed plan meets this requirement. 

 
ATTACHMENTS 
I. Final Plat  

II. Application 
 
RECOMMENDATION 
Staff recommends the Planning Commission approve application number FP-20-07, a final plat 
for Breckenwood Creek, 1st Plat, Parcel ID CF221422-2007, located at the northern terminus of 
both Kill Creek Road and 172nd Street and north of 171st Street, based on review of a staff report 
date July 28, 2020 and a final plat dated June 12, 2020, and recommend to the Governing Body 
to accept any rights-of-way and easements, with the conditions outlined below.   
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Recommended Motion: 
After review of application number FP-20-03, a final plat for Breckenwood Creek, 1st Plat, located 
at the northern terminus of both Kill Creek Road and 172nd Street and north of 171st Street, Parcel 
ID CF221422-2007, based on review of a staff report date June 26, 2020 and a final plat dated 
June 11, 2020, the Planning Commission approves the application with the following conditions:   

1. Prior to the recording of the final plat, excise tax shall be paid to the City; and   
2. The construction plans for any utilities, infrastructure, or public facilities shall meet all 

technical specifications and public improvement plans shall be submitted and approved 
prior to the release of the plat for recording. 

and recommends the Governing Body accept dedication of right-of-way and easements. 
 



Payne & Brockway P.A.
Civil Engineers & Land Surveyors
426 South Kansas Ave.  Olathe, Kansas 66061  

Ph: 913.782.4800  Fax: 913.782.0907
www.Payne-Brockway.com
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